Comox Val Iey Staff report

REGIONAL DISTRICT

DATE: November 15, 2017
FILE: 3110-20/ALR 3C 17

TO: Chair and Directors

S ted by Marc Rutt
Electoral Areas Services Committee upported by Yarc Rutten

Acting Chief Administrative

Offi
FROM:  Marc Rutten o
Acting Chief Administrative Officer M. Rutten
RE: Exclusion from the Agricultural Land Reserve

2431 Vanclan Drive (Dietrich), Puntledge — Black Creek (Electoral Area C)
Lot 1, District Lot 192, Comox District, Plan VIP 57195, PID 018-380-361

Purpose
To consider an application (Appendix A) to exclude a property from the Agricultural Land Reserve
(ALR) and to request that the Agricultural Land Commission take a position on the use of building
schemes.

Recommendation from the Chief Administrative Officer

THAT the Agricultural Land Reserve application ALR 3C 17 (Dietrich) to exclude lands known as
Lot 1, District Lot 192, Comox District, Plan VIP57195 (PID 018-380-361), be referred to the
Agricultural Land Commission (ALC);

AND FURTHER THAT the ALC be advised that the Comox Valley Regional District does not
support the exclusion;

AND FINALLY THAT a copy of the building scheme that is registered on the property be referred
to the ALC with a request that the ALC clarify whether the building scheme that prohibits
installation of a mobile home within the subdivision impedes the reasonable use of the land relative
to the ALC’s second dwelling provisions.

Executive Summary

e The proposal is to exclude the 2 hectare subject property from the ALR in order to
construct a second house.

e The applicant attempted to accomplish this objective, consistent with the ALR Regulations
and zoning bylaw, by using a manufactured home and a building permit was issued
accordingly.

e During development, a private enforcement action of a building scheme registered on title
prevented the manufactured home from being placed there (Appendix B).

e Since the property owners were denied permission by the holder of the building scheme to
place the manufactured home here, they are seeking permission to construct a permanent
house through the ALR and zoning bylaw application process.

e ALR exclusion applications include public notification requirements and nine responses
were received, all but one expressing support for the application (Appendix C).

e The Agricultural Advisory Planning Commission (AAPC) recommended refusal of the
application.

e The Ministry of Agriculture Regional Agrologist recommended the application be forwarded
to the ALC.
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e Staff recommends the application be forwarded to the ALC with a recommendation that it
be refused on the basis that exclusion is inconsistent with the Regional Growth Strategy’s
(RGY) direction to protect land for existing and future agriculture and associated activities
and that the objective of the applicant can be achieved under the existing regulations.

e Staff also recommends the building scheme be referred to the ALC with a request that the
ALC clarify whether the building scheme is consistent with the ALC regulations.

Prepared by: Concurrence: Concurrence:

J. MacLean A. Mullaly A. MacDonald

Jodi MacLean, MCIP, RPP Alana Mullaly, M.PL, MCIP, RPP Ann MacDonald, MCIP, RPP
Rural Planner Manager of Planning Services General Manager of

Planning and Development
Services Branch

Stakeholder Distribution (Upon Agenda Publication)
‘ Applicant ‘ v |

Background/Current Situation

The subject property is located on the corner of Marsden Road and Vanclan Drive, south of the
Puntledge River (Figures 1 & 2). It is 2 hectares in area and part of a 13-lot subdivision of similar-
sized lots in the Vanclan Drive/Stotan Trail/Jaqueline Drive area, all of which are within the ALR
(Figure 3). Much of the subject property is cleared, though there are some treed areas around the
perimeter. The property is developed with a house and an accessory building and it does not have
farm classification under the Assessment Act.

The objective of the applicant is to develop a second house on the property for the purpose of
providing residence for a relative. The ALC regulations and Comox Valley Regional District
(CVRD) bylaws require that the second house take the form of a manufactured home. However, a
building scheme registered on this property prevents the placement of a manufactured home
(Appendix B). The property owner is applying for ALR exclusion so that the property can be
rezoned to a residential zone which allows for a two houses.

Planning Analysis

Agricultural L.and Reserve

The parent parcel of the subject property was the subject of an ALR exclusion application in 1974,
however it was refused by the ALC who cited moderately-high to high soil capability and the size of
the parcel (51 ha at the time) as being suitable for agricultural use. In 1989, a second ALR exclusion
application was made and while the exclusion was refused, the ALC approved the subdivision of the
property into 2 ha lots.

Among the purposes of the ALC is to preserve agricultural land and to encourage farming on that
land. To help advance this, the Agricultural Land Commission Act (ALCA) prohibits non-farm uses
(except those listed in the ALC Regulations) on land identified as being suitable for agricultural use.
This should have the effect of lowering development potential and, therefore, the cost of agricultural
land allowing for a broader range of agricultural products to be profitable. Excluding the property
from the ALR would allow the CVRD to zone the property to include non-farm uses (such as
multiple houses and subdivisions) as permitted uses. Section 34(4) and (5) of the ALCA requires the
CVRD to review the exclusion application and either refuse it or to forward it to the ALC with any
comments and recommendations. This is intended to provide the CVRD with latitude to consider

Comox Valley Regional District
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and weigh the local community interests of each application, such as the RGS, the Official
Community Plan (OCP), or other factors as determined by the CVRD Board (the board).

The ALR Regulations require that exclusion applications be submitted with proof of notices. The
applicant must post the exclusion notice on a sign on the property, publish it in the newspaper, and
serve the notice to adjacent ALR property owners. As a result of this notification nine responses
were received (Appendix C). One respondent objected citing potential agricultural capability and
eight respondents supported exclusion citing either poor soil conditions or providing no rationale.

Should the application be forwarded to the ALC, Section 30(2) of the ALCA requires the ALC to do
one of the following: refuse the application, approve the application, or to permit a non-farm use or
subdivision on the land. It is possible for the ALC to refuse the exclusion but approve the second
house as a non-farm use within the ALR and the ALC may place conditions on that approval. This
would also achieve the objective of the applicant.

Official Community Plan

The subject property is designated Agricultural Areas within the OCP, Bylaw No. 337 being the
“Rural Comox Valley Official Community Plan Bylaw No. 337, 2014”. The objective of this
designation is “T'o promote agriculture and aquaculture as an important economic sector of the Comox 1 alley.”
Excluding properties that can viably contribute to the agricultural sector is not consistent with this
objective.

Regarding the applicant’s objective of adding a second house to the property, policies within this
designation that address multiple dwellings include Policy 59.(4) “Minimize the residential impact on
arable farm land by dwelling nnits and related residential infrastructure”; Policy 59.(5) “Encourage owners of land
designated agricultural area to locate and group buildings, structures, dwellings and related infrastructure including
driveways in ways that preserve contignous tracts of land”’; and Policy 59.(6) “Enconrage the applicant to limit the
Jfootprint of the additional dwelling(s) in order to limit negative impacts of residential use on land designated
agricultural area” The proposed second house’s use as an independent residential infrastructure (e.g.
driveway and septic field) and its location on the opposite corner of the property from the primary
house is not consistent with the policy directions to group buildings and related infrastructure.

Zoning
The subject property is zoned Rural-ALR (RU-ALR). This zone allows for one single detached

dwelling, additional dwellings for farm employees, and other dwellings as permitted by the ALR
Regulations and orders only if the property is within the ALR. The allowance for a second dwelling
for the purpose of providing residence for a relative in the form of a manufactured home comes
from the ALR Regulations. Should the property be excluded from the ALR, the Rural-ALR zone
would not allow for a second house, and a rezoning to a residential zone would be required.
Alternatively, should a second house be permitted by an ALC order (e.g. as a non-farm use through
this application process), it would be consistent with the zone’s permitted uses. Any conditions the
ALC places on such an approval (e.g. conditions that would minimize residential impact on
agriculturally-viable land) would also be required to be adhered to. In the absence of such an
approval, the property owner may place a manufactured home (including the residential
infrastructure) anywhere on the property.

Building Scheme
A building scheme was placed on the property, along with all the other properties within that

subdivision, after the properties were created but before they were sold and developed. A building
scheme is a voluntary restriction to the development or use of a property that is otherwise afforded
by public law land use controls (e.g. zoning regulations). They are typically used by developers of
land to enhance the marketability of properties by guaranteeing a certain quality or level of

Comox Valley Regional District
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development. Building schemes can only be enforced by the property owners that are a named party
in the agreement; local governments cannot enforce building schemes (i.e. through development or
building permits). Notice of buildings schemes is registered on the property’s title so that purchasers
are aware of them.

This subdivision, which created the Vanclan/Stotan/Jaqueline Drive properties, was completed in
1994. The developer placed a building scheme on the properties that states “zo trailer of camper shall be
used as a residence” and “no house or other off-site constructed building shall be moved or transported onto any lot,
and specifically, no mobile homes or prefabricated factory homes shall be erected or placed on any lof’. Because the
local government has no standing to enforce a building scheme, a building permit was issued in 2016
to place a manufactured home on the property, in compliance with the ALC regulations and CVRD
bylaws. Work was halted after a private enforcement action of the building scheme was initiated by
the subdivision developer. This application was submitted as a means to accommodate the private
building scheme restrictions consistent with the necessary approval required under the ALCA and
zoning bylaw.

Policy Analysis

Section 16 of the ALC Act states: “Land included in an agricultural land reserve remains agricultural land in
the agricultural land reserve unless excluded under this Act.” Section 30 enables a property owner to apply to
the ALC to exclude their property from the ALR. Section 30(4) states that “an application under this
section. ..may not proceed unless anthorized by a resolution of the local government...”.

Section 35 of the Property Law Act makes provisions to allow for the modification or cancellation of a
building scheme upon petition of a person with a lawful interest in the land to the Supreme Court of
British Columbia.

Options
The board has the following options:

1. Forward the application to the ALC with the recommendation that the exclusion be refused
and request the ALC clarify whether the building scheme which prohibits a permitted non-
farm use impedes the reasonable use of the land (i.e. use of the land in accordance with the
ALC’s regulations).

2. Forward the application to the ALC with the recommendation that the exclusion be refused
but that the permanent second dwelling be considered for a non-farm use approval.

3. Forward the application to the ALC with the recommendation that the exclusion be
approved.

4. Refuse to forward the application to the ALC, thereby ending the role of the CVRD and
ALC in this matter.

Staff recommends option 1 in so far as the building scheme is contrary to the ALC Regulations’
second dwelling provisions.

Financial Factors

Fees of $1500 ($300 for the CVRD and $1200 for the ALC) have been collected for this application
in accordance with section 35 of the ALCA. Should the board refuse to forward the application to
the ALC, the $1200 ALC portion of the fee is returned to the applicant.

Legal Factors
This report and the recommendations contained herein are in compliance with the ALCA,
regulations and CVRD bylaws.

Comox Valley Regional District
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Regional Growth Strategy Implications

The RGS, Bylaw No. 120, being the “Comox Valley Regional District Regional Growth Strategy
Bylaw No. 120, 2010” designates the subject property within Agricultural Areas. One of the goals in
the RGS is to support and enhance agricultural sectors and increase local food security (Goal 06).
Within this goal, there are policies to protect agricultural land and associated activities to support
stronger local economics for a long-standing way of life and preservation of the valley’s rural
character. The intent of this designation is to reinforce the policies within the ALR to support
agricultural practices. The RGS includes a measurement target that there be no net loss of zoned
farmland in the ALR. The application to exclude the subject property from the ALR is inconsistent
with Objective 6-A, which is to “Protect land for existing and future agriculture and associated activities and
allow for the growth and expansion of such activities.”

Intergovernmental Factors

A referral was issued on August 18, 2017, to the Ministry of Agriculture for comment on this
application. Regional Agrologist Jill Hatfield responded on September 15, 2017, noting the proposal
would be better accommodated with a non-farm use within the ALR and ultimately recommending
the application be forwarded to the ALC for consideration (Appendix D).

Interdepartmental Involvement
This ALR application has been circulated to internal departments for comments. Other departments
had no concerns with the application.

Citizen/Public Relations

A referral was forwarded to the AAPC for review and comment. The AAPC met to discuss the
proposal at the site on August 30, 2017, with the applicant and CVRD staff present. The consensus
recommended by the AAPC is that the application be refused.

Attachments: Appendix A — “ALC application submission - File ALR 3C 177
Appendix B — “Building scheme registered on subject property’s title”
Appendix C — “Public responses to notification of File ALR 3C 177
Appendix D — “Referral response from Regional Agrologist, dated
September 15, 20177

Comox Valley Regional District
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Provincial Agricultural Land Commission -

Applicant Submission

Application ID: 56603

Application Status: Under LG Review

Applicant: Stephen Dietrich

Local Government: Comox Valley Regional District
Local Government Date of Receipt: 08/01/2017

ALC Date of Receipt: This application has not been submitted to ALC yet.

Proposal Type: Exclusion
Proposal: To construct a Single Family dwelling for a family member.

Parcel Information
Parcel(s) Under Application

1. Ownership Type: Fee Simple
Parcel Identifier: 018-380-361
Legal Description: L. 1 DL 192 COMOX PL VIP57195
Parcel Area: 1.9 ha
Civic Address: 2429 VanClan Drv
Date of Purchase: 10/29/1993
Farm Classification: No
Owners

1. Name: Stephen Dietrich
Address:
2570 Lake Trail Rd
courtenay, BC
VON 9K 8
Canada

Current Use of Parcels Under Application

1. Quantify and describe in detail all agriculture that currently takes place on the parcel(s).

None

2. Quantify and describe in detail all agricultural improvements made to the parcel(s).

None

3. Quantify and describe all non-agricultural uses that currently take place on the parcel(s).

Applicant: Stephen Dietrich
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Residential Dwelling

Adjacent Land Uses

North

Land Use Type: Unused
Specify Activity: unused

East

Land Use Type: Residential
Specify Activity: Residential

South

Land Use Type: Residential
Specify Activity: Residential

West

Land Use Type: Unused
Specify Activity: Unused

Proposal

1. How many hectares are you proposing to exclude?
1.9 ha

2. What is the purpose of the proposal?
To construct a Single Family dwelling for a family member.

3. Explain why you believe that the parcel(s) should be excluded from the ALR.

This property has been used for residential use only since I purchased it in 1993,has a Single Family
Dwelling and Shop on it and will continue to be used as Residential. This property has very little capacity
to grow anything as the soil is very sandy and rocky.None of the surrounding properties are used for
agriculture,this area is 100% residential with the exception of a Pet crematorium that was allowed to be
built,despite numerous complaints by residents.I have gone through the approval and Permit process with
Health and Building departments, Permit #10317, to install a Mobile Home ,was issued Permits,but could
not proceed because there is a Statutory Building scheme that does not allow Mobile Homes or moved in
buildings of any kind on the property.I would like to build a 130sq m home for a family member on the
property,the same size as a Double Wide Mobile Home would be, and in the same location that was
previously approved by the CVRD.The other existing properties across the Road Right of Way to the East
that are not ALR lands are all used for Residential use as well.

Applicant Attachments

® Proof of Advertising - 56603

® Proof of Serving Notice - 56603
® Proof of Signage - 56603

® Proposal Sketch - 56603

® (ertificate of Title - 018-380-361

Applicant: Stephen Dietrich



Appendix A Page 3 of 4

ALC Attachments

None.

Decisions

None.

Applicant: Stephen Dietrich



2429 Vanclan Dry

134, 1A m Appendix A Page 4 of 4
: !
:
¥ -
§ § Pfopo&ﬂd .
\[l%} -é;g DUJ?—”H'MS QQ.HM
v m~ i 12 Sgan
Hew Segtic
5\/54-em
R
Q
D
EX"ﬁ’HOCS se'ﬁ'l‘p‘r_ ~
=
Neo  Drijve woy

/7%, 1249 m



2

5

PID #018-380-379
107 2, DL 192, COMOK DIST, ELAN VIPS7L95

(collectively coferted to as the "lots" and individually-as the."1ot")

1 hereby create a building schene felating: to- the lota; the:particulars of
which are set out in the Schedule attached to:this Declaration.

Sale and development of any of the:lotar o any_part‘into;which any.of :the
lots is subdivided, is subject to the resteictions set out-in-the Schedule
attached to this Declatation, '

The restrictions shall be for the benefit of all of the lots and each and
very pacel into which the Lots may be subdivided from tine to tine PROVIDED
HRVER that GERATT WARTAUS ARTISS VA HER FAARDEN expressly eserves 10
hinself and his successors in bitles the right to exenpt that part of the lot
or lots remaining wdisposed of -at:the time the exaption: takes effect, fron

all or any of the restrictions and beneflts %t out in thm Bu1ldlrg Schere.

The folloving provisions shall apply to tms Bulldmg Schane
(a) Nothing contained in this Building Scheme ghall be oonstrued o inplied

Appendix B Page 1 of 3

25 icgosig on GRAKD WRIATS AR VAN R KRR wry lahilitgin

the event of nen-compliance iith or ncn-fulflllrrmt of -any - of the
covenants, conditions or resteictions:contained herein: ¢
{b) Mo condoning, excusing - or waiver. by ay pesn ofia default ot
non-obsecvance by any other person at - ay - tine ‘in- respect. of ay
provisions of this Building Scheme shall opérate as 3. ‘vaivet/in réspect
of any continuing or subsequent: default ot ion-chservance: o 80°a8:to
defeat or affect in any way the nghts of .any pecsan in respect of -3uch
continuing default or non—observmce and 0 valver, shall be mferted o

tights.

{¢) The provisions of this Bmldlnc ‘Schene have been’ mstltuted for. the'
general benefit of all-owners of the lots fran tine: to tlme and all such.

inplied by anything done oc anitted to-be done. by the,pe;sqq havmg such ]




Appendix B Page 2 of 3

Page 3

owers; in agreeing to buy any lot; ‘acknovledge such gemkal benafit and
a parscnal benefit attaching”to that. part”of ‘oc interest in"the: lot
pucchased by them and each of such owneta agrees: that his or her injuey
ad danege to all of the owners  which” s’ inposible ‘to bedsure
tonetacily, and as a result, ‘any oc all’of ‘the: othet omets vill; in
addition to al of the other renedies in lav and in equity ({ncluting the
right to damages), be entitled to:any-order mtraining x mjoining &y
breach of any of the provisions of this Building Schens F any. owner in
beeach of any such provision and naned in this application for sueh an
order shall ot plead in defence that. thete. vould be an adegiate remedy
at lav, in equity, in danages or othervise. ‘

{d) Should any part of this Bu1lding Schere be :declared dnvalid or
unenforceable for any reasons such-invalidity or unnformbillty shall
ot affect the reminder of this Bullding Schems hich shell contiue dn
full force and effect and be construed as if this Building Schems had
been declared without such invalid or tnenforceable pact.

(¢} Wherever and  whenever ~ the ' appeoval o consent . of
GERRIT HARIANUS ADRIANUS VAN HER HARRORN is racuired to be cbtained; such
approval of consent mey be given'by such officer, - agent, comittee;
pecsan or persons as mey fron tine to tine be: pominated or appointed in
Veiting by GIRRT? HARIANUS ADRIANUS VAN HER HAARORN for such pyose and
such power of appointment or r1ght of - nomination my be delegated by
GERRTT MARTANUS ADRTANUS VAN HER WAARDEN

i
‘ / ‘/: L P
RN J. GRERG Tt T
Notary Public : :
320 Tonth Street

COURTENAY, B.C. VO 1B5

OFFICER CERTIFICATION: ~ ' L
- Your signature constitutes -a repremtaum that you are a schmtor, otary:

poblic oc  othiet” persén -auttiorized by £hé" viderice’ Act; R.S.B.CLLOTS, albito -
take affidavits for Use in British Colombia and certifies tha’e in.
E‘arL of the:Land Tltle Act a8 they perta to the rexecutmn




Status: Registered Doc #: EG126642 ROVD: 1893.09-27 RQST: 2017-08-10 15.11.11
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SCHEDULE OF RESTRICTIONS

1, Mo teabler or canper shall be used u.‘a residence on ey lot.

2. Mo house or other off-site constructed bullding shall be moved oe traneported
onko any Lok, and apecifically, no mobile homes o prefabiricated factory homes
shall be erected oc place on any lot: :

Page 4 of4
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Michele Jones

~{

| RECEIV

August 05, 20F7 (|0 - 2y
Comox Valley Regional District 81l , Al )y
600 Comox Road AUG 11 2017

Courtenay, BC V9N 3P6 2 .S M
e i)
Re: ALR Exclusion application for 2429 Vanclan Drive, Courtenay C‘LL T

Dear Sir/Madam,

I am writing to oppose the exclusion from the ALR of the property located at 2429 Vanclan
Drive (PID# 018-380-361).

We moved to this area of west Courtenay because of its large lots, rural residental zoning, and
abundant greenspace. The subject property is located at the north end of Marsden Road. From
the end of Marsden Road there is little to no development to the Puntledge River. The
surrounding roads (Vanclan Drive, Stotan Trail, and Jacqueline Road) have very few homes and
are primarily forested parcels. By maintaining a forested or agricultural landscape, it will allow
water to slowly enter the river, helping to offset downstream flood events. Development always
includes an increase in impermeable surfaces such as driveways, roofs, and sidewalks. This is
not desirable so close to a large river that already has flooding issues in the downstream areas.

Land use in the ALR allows multiple uses. In the area around the subject property, most of the
landowners have retained much of the forested ecosystems. There are some landowners who
have livestock, such as horses.

Removing this property from the surrounding ALR properties would allow increased
development. This is problematic for two reasons. First, by allowing this property to be
excluded, it allows other properties to make the same application for similar reasons. Slowly,
the reserve becomes smaller until it is no longer useful as agricultural land.

The second reason considers the property over the long-term. Most landowners do not retain
their properties for long periods of time. Within five to ten years, this landowner may sell his
property and the next landowner may want to further develop on the land, which may be
acceptable if it is removed from the ALR. The current trend is to try to encourage landowners to
buy local or even grow their own food. Retaining agricultural land is important to allow people
to do this. Even if the property is not conducive for growing crops, it would be useful for
cultivating smaller amounts of food, including growing berries, grapes, small livestock (i.e.
chickens), and other foodstuffs.

Please deny the ALT exclusion for this property. Thank you for your consideration,

Sincerely, .
St

Michele Jones A '
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FeB0 Lo AL BT
AUG 11 2017 August 8" 2017

7 S. Mad_esun

To the Comox Valley Regional District, -
This letter is in regards to an application by our neighbor Steven Lawrence Dietrich, to exclude his

property {ocated at 2429 Vanclan Drive Courtenay BC from the Agricultural Land Reserve.
My wife and my self would like to express our 100% support for this application to be approved.

We have lived next door to this property for 24 years and as such have a good knowledge of what uses
and activities have occurred over the years on this property and ali surrounding properties.
Approximately 10 five acre parcels and to our knowledge no one is doing anything related to farming,
they are primary residences.

While we appreciate the objectives and purpose of the ALR these properties also have a covenant
attached to the tittle that says no moved in buildings or structures of any kind including manufactured
homes which is allowable otherwise for a family member by the ALR.

This has caused a hardship for us in the past as we wanted to put a new double wide on for my mother
when her health was failing as to be able to properly care for her but were restricted by the covenant
and she had to go into a full care facility.

We especially agree with the approval of this application in regards to facilitating housing for a family
member.

Again we hope this application will be approved.

Sincerely Dave and Kathy Yeomans
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Comox Valley Rergmnii‘ [3‘str|ct
august 18,2017 RECEIVED
File 31‘0,;0/{—\1_{{3:\7

AUG 22 2017

To Whom It May Concern

My name is Phillip Peterson, | reside at 3455 Jaqueline Drive, Courtenay, B.C.
G :

Regarding application 56603, 2449 VanClan Drive, Courtenay, B.C. T J-W\C&L—m(\ )

I support this application for exclusion. The subject property & surrounding properties are ngt suitable
for agricultural purposes as they contain too much rock, sand and gravel.

Thank you for considering this application.

Phillip Peterson
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Comox Valley Regional District
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MoA Referral ~ File: ALR3C 17

MoA Referral Response Summary Form

File: 3110-20 / ALR 3C 17 ~ 2429 Vanclan Drive (Dietrich)
(Planner: J. MacLean)

O General comments ] Interests
unaffected
X Issues requiring O Opposed due to
attention — see reasons outlined
comments below below
Comments:

It is difficult to support an exclusion application for a relatively smali parcel situated in
a block of similar sized parcels within the Agricultural Land Reserve. it is also difficult
to support an exclusion application to facilitate a dwelling option that is currently
available to all other ALR parcels; a manufactured home for an immediate family
member. The applicant may want to consider the option of requesting a non-farm use
for the second dweiling.

My suggestion is that this application is forwarded to the ALC. | believe is an issue that
should be dealt with by the Agricultural Land Commission. | am unsure if how a
building scheme put in place by a developer would be considered in the context of ALC
regutations.

Signed by: _ Title: . Regional agrologist
:&-Q BC Ministry of Agriculture

Jill Hatfield P.Ag

Date: September 15, 2017
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